
           

TIGARD CITY COUNCIL  

MEETING DATE AND TIME: May 21, 2013 - 6:30 p.m.

MEETING LOCATION: City of Tigard - Town Hall - 13125 SW Hall Blvd., Tigard, OR 97223

PUBLIC NOTICE:

Times noted are estimated.

Assistive Listening Devices are available for persons with impaired hearing and should be scheduled for Council

meetings by noon on the Monday prior to the Council meeting. Please call 503-639-4171, ext. 2410 (voice) or

503-684-2772 (TDD - Telecommunications Devices for the Deaf).

Upon request, the City will also endeavor to arrange for the following services:

•        Qualified sign language interpreters for persons with speech or hearing impairments; and

•        Qualified bilingual interpreters.

Since these services must be scheduled with outside service providers, it is important to allow as much lead time as

possible. Please notify the City of your need by 5:00 p.m. on the Thursday preceding the meeting by calling:

503-639-4171, ext. 2410 (voice) or 503-684-2772 (TDD - Telecommunications Devices for the Deaf).
 

VIEW LIVE VIDEO STREAMING ONLINE:  

http://live.tigard-or.gov  

 

Workshop meetings are cablecast on Tualatin Valley Community TV as follows:

Replay Schedule for Tigard City Council Workshop Meetings - Channel 28 

Every Sunday at 7 a.m. 

Every Monday at 1 p.m. 

Every Wednesday at 2 p.m. 

Every Thursday at 12 p.m. 

Every Friday at 3 p.m.

~

SEE ATTACHED AGENDA 

 

http://live.tigard-or.gov


TIGARD CITY COUNCIL  

MEETING DATE AND TIME: May 21, 2013 - 6:30 p.m.

MEETING LOCATION: City of Tigard - Town Hall - 13125 SW Hall Blvd., Tigard, OR 97223

             

6:30 PM
 

EXECUTIVE SESSION: The Tigard City Council may go into Executive Session. If an Executive Session is

called to order, the appropriate ORS citation will be announced identifying the applicable statute. All discussions

are confidential and those present may disclose nothing from the Session. Representatives of the news media are

allowed to attend Executive Sessions, as provided by ORS 192.660(4), but must not disclose any information

discussed. No Executive Session may be held for the purpose of taking any final action or making any final

decision. Executive Sessions are closed to the public.
 

1. WORKSHOP MEETING
 

A. Call to Order- City Council
 

B. Roll Call
 

C. Pledge of Allegiance
 

D. Council Communications & Liaison Reports
 

E. Call to Council and Staff for Non-Agenda Items

 
 

2.   JOINT MEETING WITH THE LIBRARY BOARD  
 

3.   STRATEGIC PLAN DISCUSSION
 

4.   RECEIVE UPDATE ON SOUTHWEST CORRIDOR PLAN
 

5.   RECEIVE UPDATE ON RIVER TERRACE COMMUNITY PLAN
 

6. COUNCIL LIAISON REPORTS
 

7. NON AGENDA ITEMS
 

8. EXECUTIVE SESSION:  The Tigard City Council may go into Executive Session. If an Executive Session

is called to order, the appropriate ORS citation will be announced identifying the applicable statute. All

discussions are confidential and those present may disclose nothing from the Session. Representatives of

the news media are allowed to attend Executive Sessions, as provided by ORS 192.660(4), but must not

disclose any information discussed. No Executive Session may be held for the purpose of taking any final

action or making any final decision. Executive Sessions are closed to the public.
 

9. ADJOURNMENT
 



AIS-1158       2.             

Workshop Meeting

Meeting Date: 05/21/2013

Length (in minutes): 20 Minutes  

Agenda Title: Joint Meeting with the Library Board

Prepared For: Margaret Barnes Submitted By: Alison Grimes, Library

Item Type: Update, Discussion, Direct Staff Meeting Type: Council Workshop Mtg.

Public Hearing: No Publication Date: 

Information

ISSUE 

This is the regularly scheduled, annual joint meeting between City Council and the Library Board

STAFF RECOMMENDATION / ACTION REQUEST

None requested.

KEY FACTS AND INFORMATION SUMMARY

Annual meeting of the Library Board with the City Council to inform the Council of overall library

operations. Including:

- Highlighting the positive impacts the Library has on the community.

- Reviewing key statistics of operation

- Sharing various public comments from patrons regarding their experiences at the library.

   

OTHER ALTERNATIVES

COUNCIL GOALS, POLICIES, APPROVED MASTER PLANS

DATES OF PREVIOUS COUNCIL CONSIDERATION

The Library Board last met with City Council for their annual joint meeting Tuesday, April 17, 2012.
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Workshop Meeting

Meeting Date: 05/21/2013

Length (in minutes): 20 Minutes  

Agenda Title: Strategic Planning for Tigard

Prepared For: Marty Wine, City Manager

Submitted By: Cathy Wheatley, Administrative Services

Item Type: Update, Discussion, Direct Staff Meeting Type: Council Workshop Mtg.

Public Hearing: No Publication Date: 

Information

ISSUE 

Council is requested to consider its involvement in the development of a citywide strategic plan.

STAFF RECOMMENDATION / ACTION REQUEST

Receive a briefing about strategic planning and look forward to contributing to strategic plan development. 

KEY FACTS AND INFORMATION SUMMARY

A strategic plan represents an organization's proposed direction of change. The Mayor’s Blue Ribbon Task Force

recommended that “The city needs a strategic plan that clearly articulates the city’s vision for what it hopes to

accomplish and that supports a stronger identity and brand. This effort is crucial to implementing the task force

recommendations in the areas of economic development, partnerships and marketing, education and communication.”

In addition, the City needs to articulate a clear vision, goals and objectives linked to our workplans which show the

steps to achieve them. A strategic plan helps an organization make choices among the many things it can do in the

future, and a strategic plan also helps to build organizational alignment and focus, providing a common direction for the

community, elected officials, and the city workforce.

The first step in strategic planning for Tigard is building the leadership foundation. This step entails affirming and

setting a vision and mission and goals together with the Council and the city staff. This step creates a connection

between City Council as the governing board, and the Executive Staff and Tigard employees as implementers. The

leadership foundation allows the whole organization to align around common goals for a longer time horizon than a

single year.

A strategic plan also relies on the innovation of city employees and the commitment and reflection of community

desires. After creating the leadership foundation (the first step), the City will move forward with these later steps.

The City Manager will provide a briefing about plan development work to date and introduce the consulting firm,

Campbell Delong Resources Inc. (CDRI) who will assist the city with the leadership foundation. CDRI will give an

overview of the organization of the plan and discuss the process going forward.

Timeline and Process:

- December 2012 to present: Executive Staff have begun work to identify strategic goals and outcomes, presented to

the Council at its January workshop.

- May 21: introduction for Council of framework and process

- After May 21: Follow up with individual meetings of Council and CDRI (John Campbell)

- June: Bring Council and Strategic Plan staff team together for leadership foundation development. Confirm and agree

on strategic goals and outcomes

- August: Council consideration of goals and outcomes

- After Council adoption: develop community, management and staff approaches for public and staff input to



developing the strategic plan

OTHER ALTERNATIVES

The Council could choose several ways to be involved in strategic planning, besides working jointly with Executive

Staff to create the leadership foundation. One is to direct staff to develop the strategic plan and then consider it.

Another approach is to lead with a community involvement and visioning process such as was conducted in the 1990's

(Tigard Beyond Tomorrow). A third approach is to not go forward with development of a strategic plan and proceed

with annual goal-setting as has been done previously.

COUNCIL GOALS, POLICIES, APPROVED MASTER PLANS

Strategic planning has the potential to affect almost all of the plans for major issues that Council as identified as priority

for 2013:

- Economic Development

- Water Partnership

- Southwest Corridor

- River Terrace

2012 goals: Financial Sustainability. Develop a long-term financial strategy by mid-2012.

Five year Council goals:

- Identify funding and implement plan for city facility needs.

Long term Council goals

- Continue to pursue opportunities to reduce traffic congestion.

- Continue implementing the Downtown Urban Renewal Plan.

DATES OF PREVIOUS COUNCIL CONSIDERATION

The City Council last discussed this issue at its January, 2013 workshop and considered a first draft of a strategic plan

developed by Executive Staff. 

Attachments

Strategic Plan Draft

Excerpt from January 10, 2013 Minutes
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Workshop Meeting

Meeting Date: 05/21/2013

Length (in minutes): 45 Minutes  

Agenda Title: Southwest Corridor Plan Update

Submitted By: Judith Gray, Community Development

Item Type: Update, Discussion, Direct Staff Meeting Type: Council Workshop Mtg.

Public Hearing: No Publication Date: 

Information

ISSUE 

Council will hear an update on the SW Corridor Plan, including recent and upcoming decisions.

STAFF RECOMMENDATION / ACTION REQUEST

NA

KEY FACTS AND INFORMATION SUMMARY

Phase 1 of the Southwest Corridor Plan is reaching a major milestone. In July 2013 the Steering Committee will be

asked to decide on several major elements of the Southwest Corridor Plan, including which transit mode(s) and

alignments should be studied further. 

Staff will present an update to Council regarding:  

The most recent available information from the technical evaluation of alternatives;  

The anticipated timeline for the decision process, including the scheduled Steering Committee recommendations;

A summary of public engagement, including upcoming activities. 

Staff seeks to learn from Council about any primary concerns and priorities; and what information is most important to

help Council participate most effectively.

OTHER ALTERNATIVES

NA

COUNCIL GOALS, POLICIES, APPROVED MASTER PLANS

Council has made participation in the Southwest Corridor Plan a priority goal. In 2012, Council's acceptance of the

High Capacity Transit Land Use Plan was a significant step toward this goal. In addition, traffic congestion in the

corridor has long been a priority for council. 

DATES OF PREVIOUS COUNCIL CONSIDERATION

SW Corridor Plan

November 15, 2011

November 20, 2012

February 19, 2013

Agenda items associated with High Capacity Transit Land Use Plan

January 18, 2011

April 26, 2011

July 19, 2011

November 18, 2011



November 18, 2011

May 15, 2012

August 14, 2012
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Workshop Meeting

Meeting Date: 05/21/2013

Length (in minutes): 30 Minutes  

Agenda Title: River Terrace Community Plan Update

Submitted By: Darren Wyss, Community Development

Item Type: Update, Discussion, Direct Staff Meeting Type: 

Council

Workshop

Mtg.

Public Hearing 

Newspaper Legal Ad Required?: No 
 

Public Hearing Publication

Date in Newspaper: 

Information

ISSUE 

Staff will update the Council on work program status and feedback from public meetings.

STAFF RECOMMENDATION / ACTION REQUEST

Council is requested to receive briefing from staff, ask questions and provide input as desired.

KEY FACTS AND INFORMATION SUMMARY

The River Terrace Community Plan effort recently completed a round of committee and public meetings to receive

feedback on tasks related to natural resources and land use/zoning. The project's technical advisory committee (TAC)

and council-appointed stakeholder working group (SWG) met on March 20/21 and the community meeting was held

on April 11. The focus of all three meetings was to present the three natural resource maps that are regulated by the

Tigard Community Development Code and to also get feedback on different zoning options that are intended to

implement the recommended land use vision from the West Bull Mt. Concept Plan (WBMCP).

The three natural resource maps (Significant Habitat Map, Significant Tree Grove Map, Wetlands and Stream Corridors

Map) show the inventoried resources in the River Terrace Community Plan area.  The discussion at the meetings

focused on the varying types of regulation for each map and the city's intent to update the existing maps by adopting

the River Terrace resources into the respective maps. The Significant Habitat and Significant Tree Grove maps have

voluntary, flexible regulations and incentives for preserving resources.  The Wetlands and Stream Corridors map

identifies the general area of a resource that would need to be delineated and protected through the development

process.  The discussion was limited regarding these maps and focused on clarifying the intent of the maps by adding

language or removing unnecessary information from the maps.

The land use/zoning component of the meetings focused on gathering feedback on the translation of the

recommended land uses from the WBMCP into city zoning. In December 2012, the Tigard City Council adopted the

WBMCP recommended land uses into the Tigard Comprehensive Plan. This action signified the transition to the

community planning phase, as well as the intent to honor the investment and involvement that occurred during the

WBMCP process to agree upon a vision for the area.  The project team presented the explanation of how the zoning

options were created, then small groups were formed to review the zoning options, give feedback, and make a

recommendation on the preferred option.

For the TAC and SWG meetings, two different zoning options were presented. There was unanimous consensus that

the option that included a greater diversity of zoning districts was the better choice.  There were also a number of

suggestions for improvement.  For the community meeting, the option chosen by the TAC and SWG was presented, as

well as two additional options that incorporated feedback from the TAC and SWG meetings.  A survey form was also



well as two additional options that incorporated feedback from the TAC and SWG meetings.  A survey form was also

available at the community meeting to capture comments and was made available for two weeks following the meeting

to gather additional feedback for those who could not attend.  A summary of all the meetings and the online survey are

found as attachments.

There was a total of 118 people that attended meetings or took the online survey.  There was not a definitive consensus

on which zoning option was preferred, but the general location of the concept plan's land uses seemed to be

supported.  The biggest difference between community responses was the location where the person lives and

perceived traffic impacts from the adjacent zoning. Responses from the neighborhoods surrounding the southeast part

of the plan area (Area 63) preferred zoning options that placed more R-4.5 zoning in that area, while responses from the

neighborhoods adjacent to the northeast part of the plan area (Area 64) preferred zoning options that kept the higher

density areas R-25 and distributed more R-7 in the southeast area. Finding an acceptable balance will be important.

There were also some comments regarding the location of the commercial area and the community parks.  The

commercial area was placed in its location based on the county's limited arterial access regulations, a commercial land

use analysis and the community's desire for a neighborhood focused center that is not auto-oriented. There was no

consensus on needing to re-evaluate the location, but comments from the meeting questioned the viability of the

commercial area if it doesn't have visibility along Roy Rogers Road.  Staff is looking for direction from council on

whether another analysis of the commercial location is preferred and the acceptable impact on the timing of the rest of

the project tasks.  Many assumptions would need to be refined, particularly the traffic impacts of changing the

recommended square footage of commercial space and moving it into a more auto-oriented location.

The location of the community parks also received some attention at the meetings. The locations will get evaluated once

again during the Parks Master Plan Update task, but moving the location would impact zoning and infrastructure

planning.  As with the commercial area, refining the concept plan as necessary is part of the community planning

process, but the impacts of wholesale change of the concept plan on the timing of completing the community plan

needs to be understood.  The WBMCP had the support of its TAC and SWG and was adopted by the Washington

County Board of Commissioners.  Significant time and resources were spent to analyze the land uses and gain support

for the trade-offs that occurred during the process. 

OTHER ALTERNATIVES

N/A

COUNCIL OR CCDA GOALS, POLICIES, MASTER PLANS

Complete River Terrace Community Plan

DATES OF PREVIOUS CONSIDERATION

Council Workshop - April 23, 2013

Council Study Session - May 14, 2013

Fiscal Impact

Cost: $134,100

Budgeted (yes or no): Yes

Where Budgeted (department/program): CD

Additional Fiscal Notes:

Washington County transferred CET funds to the city for completing the community plan. The city has applied for

additional CET funds for specific infrastructure master planning and financing strategy tasks.

Attachments



3/19/2013 RTCP TAC Summary

3/20/2013 RTCP SWG Summary

4/11/2013 RTCP Community Meeting Summary

RTCP Online Survey Summary
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City of Tigard 

River Terrace TAC Summary 
 

 
MEETING DETAILS: Tuesday, March 19, 2013 

 9:00-11:00am, Tigard Town Hall 

 
Committee Members in Attendance 
Brian Rager, City of Tigard 

Steve Martin, City of Tigard 

Dave Wells, King City 

Allen Kennedy, TVF&R 

Paul Whitney, Tualatin Riverkeepers 

Paul Shaefer, Washington County 

Dave Winship, City of Beaverton 

Valerie Sutton, City of Beaverton 

Anne Debbaut, DLCD 

Ray Valone, Metro 

Kelly Hossaini, TTSD 

Dick Winn, IWB 

Andy Braun, CWS 

Jabra Khasho, City of Beaverton 

Judith Gray, City of Tigard 

Staff Present 
Darren Wyss, City of Tigard 

Marissa Daniels, City of Tigard 

Cheryl Caines, City of Tigard 

Consultant Staff Present 
John Spencer, Spencer Consultants 

 

   
 
 
 
 
 
Tasks from this meeting: 

 Contact Metro staff regarding Title 13 updates and applicability to River Terrace 

 Create a crosswalk diagram for city and county zoning  

 Send link to the group for the new urban forestry code 

 Send link to the group for the River Terrace Tree Grove Inventory Report 

 Send stakeholder working group and community meeting schedules to the group 

 Send new urban forestry code information to property owners 

 Contact CWS staff regarding code updates for trails in vegetated corridors 
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Introductions 
Darren thanked everyone for coming and reviewed the meeting goals and agenda, then led the group through a 
round of introductions.   
 

Roles and Responsibilities 
Darren reiterated the role of the TAC is to provide feedback and advice to staff during the planning process. The 
TAC will try to build consensus on recommendations, but if this is not possible then the group will vote on a 
recommendation. 
 
Darren said there will also be a Stakeholder Working Group (SWG) involved in the RTCP planning process. The 
SWG will also provide feedback and advice to the project team. Minutes of SWG meetings will be shared with the 
TAC and minutes of TAC meetings be shared with the SWG. TAC meetings will be scheduled in advance of SWG 
meetings so the SWG will be able to use information from the TAC during decision making.  

 
Darren said the TAC is going to provide assistance in translating the West Bull Mountain Concept Plan (WBMCP) 
into the RTCP. The TAC will hold three more meetings as a group, while subcommittees will be formed for each 
specific infrastructure task. Darren will request subcommittee volunteers through email and phone correspondence. 
Staff role will be to facilitate meetings and get materials to the group a week in advance. Staff will also be 
responsible for providing updates on the project scope between meetings. 
 
Darren said that the project team will be very clear about the questions that need to be answered for each meeting. 
Questions will be outlined in the meeting packets. Information will be presented on each work task and input will 
be collected from the TAC.  At the next meeting, staff will present revisions/refinements based on SWG and TAC 
feedback. At that time, TAC members will be asked for a consensus recommendation.  TAC members will see 
everything at least twice before having to make a decision.  
 

Project Information 
Darren reiterated that the RTCP process will use the vision that was outlined in the WBMCP and refine it as 
necessary to meet state, city, and regional requirements. Since the WBMCP, all of the area known as River Terrace 
has been annexed to the City of Tigard.  
 
There are 11 primary work tasks associated with this project.  The Public Involvement task, Natural Resources task, 
and Zoning/Land Use task will be led by the City.  The PI task will be guided by the Committee for Citizen 
Involvement’s adopted Public Involvement Plan. The City will engage a consultant to help with the infrastructure 
tasks (including Water, Sanitary Sewer, Stormwater, Transportation, Parks; Infrastructure Financing and Public 
Facility Plan). The Request for Proposal (RFP) for this work was being published the day after the meeting; the 
consultant will be engaged in May and will attend future TAC meetings to provide information to the group. The 
sanitary sewer and water studies will include the urban reserve areas to ensure proper pipe sizing during 
development. 
 
Darren said the public involvement program for this planning process will occur over the next 10 months. The 
SWG and TAC will each meet five times. In addition, the project will have four community meetings.  
 
Darren noted the most important task in the list is the infrastructure financing. It is vitally important to have 
necessary funding mechanisms in place to supply the needed infrastructure for development of the area. This task 
will stretch the length of the RTCP planning process.  
 
Darren said the outcome of the RTCP planning process will be having city zoning and land use regulations in place 
and a financing strategy that allows the River Terrace area to be developed into a complete community. The 
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schedule has been accelerated to try to meet a timeframe of completion by March 2014, including the legislative 
process. 
 
Darren reviewed the TAC meeting topics: 

• Meeting 1– Group initiation; introduce Zoning and Natural Resources 
• Meeting 2 – Introduce Parks and Water; revisit Zoning and Natural Resources 
• Meeting 3 – Introduce Sanitary Sewer, Storm Water, Transportation; revisit Parks and Water 
• Meeting 4 – Introduce Financing; revisit Sanitary/Sewer, Storm Water, Transportation –  

o Darren noted that although Financing will be discussed with each infrastructure task, meeting 4 will 
provide an opportunity to make specific recommendations on Financing 

• Meeting 5 – Final review and recommendations 
 
Darren reiterated we are moving forward from the vision of the WBMCP. The project team’s expectation is that the 
TAC members are familiar with the content of the WBMCP and a detailed review is not necessary. If a committee 
member needs additional information, the team is happy to provide information or meet with group members to 
get them up to speed if needed.  
 
Darren concluded by saying he hopes the TAC can come to a consensus on an RTCP that implements the vision of 
the WBMCP and move the community plan into the legislative adoption process. 
 
Group Discussion 
Several TAC members asked to be sent the SWG and Community Meeting schedules. 

Natural Resources Work Task Review    
Darren said that the City’s natural resource program is based on the sensitive lands chapter in the Community 
Development Code (CDC) which provides guidance for incentives, flexibility, and protections and three separate 
maps: Significant Habitat, Significant Tree Groves, and Wetlands and Stream Corridors. The process for developing 
these maps followed local and regional guidelines and meet state or regional requirements. The intention is to 
update these maps with the resources in the RTCP and then adopt the maps.  

Significant Habitat Map 
The Significant Habitat Map was originally part of the Tualatin Basin Partnership (Title 13). The City adopted the 
map in 2006 with associated development code amendments. When adoption took place, Measure 37 was in play, 
so the Partnership made a decision to apply voluntary, low-impact development guidelines. This approach was 
accepted by Metro. 

Significant Tree Groves Map  
Darren said that the Significant Tree Grove Preservation Program is a new program that was done as part of the 
City’s Urban Forestry Code Revision project. Mature native tree groves of two acres and larger were inventoried as 
part of this process; the inventory in River Terrace was completed in Fall 2012 and followed state Goal 5 guidelines. 
During the development process, these voluntary and flexible development standards can be used to provide 
incentives to property owners/developers in saving some or all of an inventoried tree grove. The incentives include 
transfer of density to non-tree grove portion of property, reduction in minimum density requirements or increased 
height and reduced setbacks in commercial/industrial zones. Using the flexible standards and incentives can be a 
benefit in meeting the newly adopted city canopy requirements. The new tree code rewards developers for having 
trees on their property. It’s important to be aware that the tree code has changed. 
 
The City has brochures covering the elements of the tree code; there were no copies at this meeting but Darren will 
email these out prior to the next meeting and copies will be brought to the next meeting. 
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Wetlands and Stream Corridors Map  
Darren said that the Wetlands and Stream Corridors Map complies with the Goal 5 Local Wetland Inventory as well 
as Metro’s Title 3 program (which is implemented through the Clean Water Services Design and Construction 
Standards). Information on the map is approximate boundaries and detailed delineations are performed during the 
development process. Wetland inventory conducted during WBMCP process and the State Division of Lands has 
approved this inventory in Fall 2012; the City plans to adopt this map into the local inventory. The same contractor 
is completing the ESEE analysis for the wetlands and  the tree groves.  

Summary 
Darren said that the intent today is to make sure the group understands the purpose of the three maps, how they 
were inventoried and what regulations apply to them. The City’s intent is to update the maps with inventories from 
River Terrace and adopt the maps as part of the city’s natural resource program. 
 
Group Discussion 

 Metro is updating Title 13 inventory. City should coordinate with Metro. 

 The TAC asked whether the Roshak Pond will be drained, as it was a popular topic of discussion during the 
WBMCP process. The pond could be increasing downstream water temperatures and the condition of the 
earthen dam is not known.  Darren stated it will be evaluated during the stormwater task. 

 The group asked to be sent a link to the new tree code regulations and the tree grove inventory report. 

 The group recommended sending new tree code information to property owners. 

 The group asked about reduction of density incentives for tree groves and whether Metro has concerns. 
Darren stated the impacts will be outlined in the ESEE analysis. 

 The group recommended following up with CWS about code updates focused on trails in the vegetated 
corridor and wetlands. The Metro green trail guidelines recommend avoiding these natural features. City 
needs to consider how to remedy the two in the process. 

 Questions about the location and timing of pump stations were asked. Will it be located in a wetland? Is it 
possible to site it outside of the UGB to avoid wetlands?  Andy Braun (CWS) responded that a pump station siting 
study is scheduled for July and both inside/outside the UGB will be analyzed.  CWS prefers to site only once and this pump 
station will also serve South Cooper Mt. Darren stated these questions will get further attention during the sanitary sewer task. 

 The group asked about FEMA changes for development in the floodplain.  Anne Debbaut (DLCD) responded 
she can keep the group informed and have a representative talk to the jurisdictions if needed. 

 

Zoning Work Task Review 
Darren explained that the River Terrace zoning must meet two separate Title 11 requirements – Areas 63 and 64 
must meet 2002 requirements (10 units per net developable acre); Roy Rogers West (RRW) must meet 2011 
requirements (contain 479 housing units). However, some of the 479 units can be placed in Areas 63 and 64 as long 
as the City shows they have met both requirements overall.  
 
The Tigard City Council adopted the recommended land uses in the WBMCP in December 2012. These are shown 
as colored areas on the map.  
 
The project team has created two scenarios shown in two separate maps – Analysis 1 and Analysis 2. Both of these 
meet Title 11 requirements, though the second is better aligned with the WBMCP vision. Darren said the color 
schemes used in these maps are from the WBMCP.  
 
The WBMCP assumed a density of 11.5–12 units per acre including the Rural Element. Without the Rural Element, 
for just Areas 63 and 64, it was 10.5 unit/acre. It also assumed that low density = 7, medium density = 14, and high 
density = 30.  
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Analysis 1 
Darren referred the memo in the meeting packet. The County and City zoning designations are different, but he was 
able to match up minimum lot sizes. Analysis 1 has been based strictly on the recommended land use in WBMCP 
and what the City’s code allows. This offered very limited choices to meet the requirements. This option ended up 
with little mix, no R-7, and required an R-40 zone to meet density requirements.  
 
The project team believes that Analysis 1 does not meet the “spirit” of the WBMCP and isn’t realistic. It ended up 
with very little mix of housing types and price ranges, and they are not sure if the R40 zone is realistic.  
 
Analysis 2 
Darren said that Analysis 2 applied the City’s R-7 zone to low density areas, which results in a better mix of zoning 
overall. The highest density area is R-25. The project team would like feedback whether this is more feasible than 
the R-40 in Analysis 1.  
 
Staff felt analysis 2 is more aligned with the intentions of the WBMCP and provides more flexibility in 
accommodating the units for RRW. It considers existing neighborhoods and keeps larger lots adjacent to existing 
neighborhoods with larger lots. 
 
The TAC was split into four groups for an exercise in evaluating how the zoning meets the intent of the concept 
plan and which of the two analysis is preferred. 
 
Small Group Reports 
Table 1 

 R-25 more appropriate than R-40 

 Beef Bend & 150th increase from R-7 to R-12 

 West edge of 64 change R-4.5 to at least R-7 

 Change R-7 along Roy Rogers Rd to R-12 

 Zoning Analysis 2 is better option 
 
Table 2 

 Provide a crosswalk between city and county zoning 

 Safety issues on 150th if higher densities placed there 

 Cautious of R-12 in SE 63 

 Anticipate low vs. medium density issues 

 Was transit considered? 

 More dense around Scholls Ferry – R-12 to R-25 & R-7 above park to R-12 

 R-4.5 all along edge of existing neighborhoods? 

 Zoning Analysis 2 is better option 
 
Table 3 

 Possible commercial zoning for property at SW corner of Roy Rogers & Scholls Ferry Rd.? 

 Draining pond will add buildable acres 

 R-40 near commercial center 

 R-25 below commercial center 

 Illogical boundary between low & medium density in West 63 & RRW – analyze 

 Fire protection needs – sprinkle higher density housing 

 Zoning Analysis 2 is better option 
 
Table 4 
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 Make zoning logical (e.g. follow contour lines) and flexible (e.g. not always squared off) 

 May need density (R-40) for commercial to pencil out 

 Neighborhood Commercial should serve local needs 

 More density around park in RRW (R-7 to R-12) 

 Parks are only 2/3 of city standards 

 Might need to zone everything higher 

 Blends nicely with existing neighborhoods 

 Financing may dictate zoning needs – does this deserve a second look? 

 Match with what uses may be on west side of Roy Rogers Rd (may require 15 units/acre) 

 How far is the city willing to take changes?  This is a clean approach and things have changed. 

 What will be marketable? 

 More density to support commercial area (R-25 south of CN) 

 Parks and high density proximity 

 Analyze illogical boundary mentioned by Table 2 & 3 

 Is there enough room between steep slopes and stream corridor for development on Area 63 property? 

 Zoning Analysis 2 is better option 
 

Meeting Wrap-Up and Next Steps    
Darren asked whether the same meeting day/time works for upcoming meetings. The time generally works for the 
group. The city will distribute a meeting invite for the next meeting. 
 
The SWG meeting is scheduled for the Wednesday evening and the next community meeting scheduled for April 
11, 2013. Both are being held in the cafeteria of Deer Creek Elementary. Information is available online.  
 
Information for upcoming meetings will be available online and in project e-mails. TAC members will be added to 
the list serve. Members of the public should sign up for the list serve.  
 
Darren thanked everyone for coming and adjourned the meeting.  
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River Terrace Stakeholder Working Group 
 
 
MEETING DETAILS: Wednesday, March 20, 2013 
   6:30-9:00pm, Deer Creek Elementary Cafeteria 
 

Committee Members in Attendance 
Jim Beardsley, property owner – Area 64 
Ernie Brown, Tigard Tualatin School District 
Joanne Criscione, property owner – Area 64 
Michael Freudenthal, neighborhood representative 
Fred Gast, developer 
Dan Grimberg, developer and property owner – Area 64 
Lisa Hamilton, CPO 4B and Friends of Bull Mountain  
Jerry Hanford, property owner and neighborhood 
representative 

Steve Jacobson, property owner – Area 63 
Marsha Lancaster, property owner – Urban Reserve 
Yolanda McVicker, CPO 4B, Bull Mountain 
Kathy Stallkamp, CPO 4K 
Richard Shavey, Tigard Planning Commission 
John Weathers, neighborhood representative  
Matt Wellner, developer and property owner – Area 63 
Dick Winn, Friends of Tualatin River Wildlife Refuge 
Marc Woodard, Tigard City Council 

 

Committee Members Absent 
Nora Curtis, Clean Water Services 
 

Staff Present 
Darren Wyss, City of Tigard 
Marissa Daniels, City of Tigard 
Christine Wiley XX, City of Tigard 

 

Consultant Staff Present 
Adrienne DeDona, JLA Public Involvement 
Jamie Harvie, JLA Public Involvement 
John Spencer, Spencer Consultants 

 

Members of the Public Present 
Paul Schaefer, Washington County 
Don Roshak 
Steve & Linda Price 
Ned Braw 
Kimmy Asher 
J. Roberts, Crandall Group 
Elise Shearer 
Vima Pistilla 
Tony Lozzi 
Tom Brian 

Crystal Roshak, John L. Scott 
Jerry Roshak 
Craig Schuck, Riverside Homes 
Elizabeth Burnell 
Kevin Dressel 
Niki Munison, Riverside Homes 
Ed Dantholemy 
Dana Rasmesse 
Don O’Neil, MLG 
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Information requests from this meeting: 
• Group members would like information and updates from the South Cooper Mountain process.  

o The project team will provide this. Also, Matt Wellner serves on South Cooper Mountain CAC.  
• Group members would like to be aware of planning efforts for all other relevant areas, including 

unincorporated areas, Metro’s Westside Trail and other efforts.  
• Group members would like summarized information regarding the updated tree code and would like 

this shared with area residents. 
o Brochures will be brought to the next meeting and Darren will email this information to the 

group members prior to the next meeting. The City’s website also provides information about 
the new program. 

• Group members would like to be aware of Beaverton’s zoning maps for the north side off Scholl’s 
Ferry Road to make sure development is compatible.  

• Revisit upland area preservation requirements for this area (Natural Resources) 
 
Parking lot items and items for further discussion: 

• Revisit the issues surrounding Roshak’s Pond during the storm water process.  
• Revisit park issues, including parks standards used for zoning analyses and locations.  
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Overview Summary 
 
The following is an overview of the main comments made by members for the two tasks discussed at the March 20, 2013 SWG 
meeting. 
 
Overview of Project Information 

 Preserve WBMCP vision through implementation and development 

 Need for flexibility in implementation 

 Infrastructure financing task is critical 

 How will unincorporated area be addressed? 

 How will the Rural Area be addressed? 

 Consider parallel planning efforts, e.g. South Cooper Mountain, and share this information with the  
group 

 
Overview of Natural Resources Work Task 

 Revisit upland areas on the three natural resource maps, including reference to work that Washington 
County has done.   

 Remove the Significant Habitat layer from the Significant Tree Groves Map.  

 Include note with Wetlands Map that detailed delineations would be done during the development 
process.  

 Explain why the Wetland Map extends outside of the River Terrace area in some places but stops at 
the border in others, particularly the eastern border.   

 Include a matrix of the three maps and city codes associated with them in order to clearly explain what 
the maps do and do not do 

 Would like to review maps incorporating feedback before recommending inclusion 

 City needs to have outreach to property owners regarding updated tree code 
 
Overview of Zoning Work Task 

 Zoning should follow property lines 

 Need for flexibility in implementation 

 Implementation of R-7 zoning (Analysis 2) is good 
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Introductions       
Adrienne DeDona thanked everyone for coming and introduced herself as the facilitator of the group. She reviewed 
the meeting goals and agenda, then led the group through a round of introductions.   
 

Roles and Responsibilities     
SWG members 
Darren provided background information on the process that brought the Stakeholder Working Group (SWG) 
together. The 18 member group has been appointed by Tigard City Council to provide on-going advice and 
feedback to staff regarding preparation of the River Terrace Community Plan (RTCP). Darren thanked the SWG 
members for volunteering time to provide feedback and advice on the project. 
 
The mission of the group, as outlined by Council Resolution, is to: 

1. Create an environment conducive to multiple and diverse opinions and ideas;  
2. Review and comment on draft materials prepared by staff and consultants; 
3. Ensure the community plan is consistent with and supportive of the applicable goals, policies, and 

actions measures in the Comprehensive Plan and the recommendations in the West Bull  Mountain 
Concept Plan; and 

4. Promote public understanding of the River Terrace Community Plan. 
 
Darren said there will also be a Technical Advisory Committee (TAC) involved in the RTCP planning process. The 
TAC will provide feedback and advice to the project team. Minutes of SWG meetings will be shared with the TAC 
and minutes of TAC meetings be shared with the SWG. TAC meetings will be scheduled in advance of SWG 
meetings so the SWG will be able to use information from the TAC during decision making.  
 
Darren said the SWG is going to provide assistance in translating the West Bull Mountain Concept Plan (WBMCP) 
into the RTCP. The City of Tigard has made a commitment to move the concept plan recommendations forward 
and not start the process over again. There have been three years of prior investment and public involvement and 
the City wants to honor that work.  
 
Darren said that the project team will be very clear about the questions that need to be answered for each meeting. 
Questions will be outlined in the meeting packets. Information will be presented on each work task and input will 
be collected from the SWG.  At the next meeting, staff will present revisions/refinements based on SWG and TAC 
feedback. At that time, SWG members will be asked for a consensus recommendation.  SWG members will see 
everything at least twice before having to make a decision.  
 

Facilitator 
Adrienne explained her role as the facilitator. She will make sure each meeting follows the agenda, that everyone has 
the opportunity to voice their opinions and/or ask questions, and enforce the protocols. She handed out draft 
protocols for review. These are similar to the protocols used for the WBMCP planning process. The protocols were 
not reviewed at the meeting; members will review them outside of the meeting and they will be further discussed 
and adopted at the following meeting.  
 

City staff 
Adrienne said that project staff, including Darren, Marissa and John, are here in a support role. Group members 
should come to them with any feedback/issues. Darren is project lead. After adopting the protocols, the project 
team will identify one point of contact. In the meantime, group members can come to Darren, Adrienne or Marissa 
with questions or comments.  
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Adrienne said that she will be conducting stakeholder interviews with each group member in the time before the 
next meeting, so members should expect to hear from her. If a group member was involved in the WBMCP 
planning process, she would like to hear feedback on that process and whether any suggestions would be applicable 
to the RTCP process.  
 

Project Information      
Scope and Timelines 
Darren reiterated that the RTCP process will use the vision that was outlined in the WBMCP and refine it as 
necessary to meet state, city, and regional requirements. Since the WBMCP, all of the area known as River Terrace 
has been annexed to the City of Tigard.  
 

Task and Meeting Schedule 
A task and meeting schedule was provided. There are 11 primary work tasks associated with this project.  One of 
these tasks, Land Use, has been completed already as part of the City Council’s adoption of the WBMCP adopted 
land uses in the Tigard Comprehensive Plan in December. The Public Involvement task, Natural Resources task, 
and Zoning/Land Use task will be led by the City.  The PI task will be guided by the Committee for Citizen 
Involvement’s adopted Public Involvement Plan. The City will engage a consultant to help with the infrastructure 
tasks (including Water, Sanitary Sewer, Storm Water, Transportation, Parks; Infrastructure Financing and Public 
Facility Plan). The Request for Proposal (RFP) for this work was sent out the day of the meeting; the consultant will 
be engaged by early May and will attend future SWG meetings to provide information to the group.  
 
Darren said the public involvement program for this planning process will occur over the next 10 months. The 
SWG and TAC will each meet five times. In addition, the project will have four community meetings.  
 
Darren noted the most important task in the list is the infrastructure financing. It is vitally important to have 
necessary funding mechanisms in place to supply the needed infrastructure for development of the area. This task 
will stretch the length of the RTCP planning process, and will be a standing agenda item for the SWG.  
 
Darren said the outcome of the RTCP planning process will be having city zoning and land use regulations in place 
and a financing strategy that allows the River Terrace area to be developed into a complete community. The SWG 
will endorse this plan and the River Terrace area will be ready for development in Spring of 2014. The schedule has 
been accelerated to try to meet a timeframe of completion by March 2014. 
 

SWG Meeting Topics 
Darren reviewed the SWG meeting topics: 

• Meeting 1– Group initiation; introduce Zoning and Natural Resources 
• Meeting 2 – Introduce Parks and Water; revisit Zoning and Natural Resources 
• Meeting 3 – Introduce Sanitary Sewer, Storm Water, Transportation; revisit Parks and Water 
• Meeting 4 – Introduce Financing; revisit Sanitary/Sewer, Storm Water, Transportation –  

o Darren noted that although Financing will be discussed with each infrastructure task, meeting 4 will 
provide an opportunity to make specific recommendations on Financing 

• Meeting 5 – Final review and recommendations 
 

West Bull Mountain Concept Plan 
Darren said that the project team’s expectation is that the SWG members are familiar with the content of the 
WBMCP. The project team will not review the WBMCP content in detail or revisit the previous process, but are 
happy to provide information or meet with group members to get them up to speed if needed.  
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Final Outcomes 
Darren concluded by saying he hopes the SWG and TAC can come to a consensus on an RTCP that implements 
the vision of the WBMCP, which will result the Tigard City Council implementing what the groups have 
recommended.  
 
Adrienne reinforced that any changes to the WBMCP vision would require going back to Council.  
 

Group discussion 
• Dan Grimberg said he participated in the WBMCP. His concern is that, when development is done in 

segments, specific implementation requirements often clash with the overall plan. Because of this, the 
Financing Plan is a very important foundation for the overall planning process. Dan is involved in the 
planning process in North Bethany and hopes the RTCP will be more flexible than that. There must be 
some trust in developers and flexibility in zoning/land use to allow them to meet market demands.  
o Darren agreed that the financial element is very important and will thus be addressed throughout the 

project. There will also be technical experts on board to provide information to the group.  
o Dick Winn recognized Dan’s concerns are related to implementation, but the SWG’s mandate is 

related to planning. It is the City of Tigard’s responsibility to deal with implementation. 
• Michael Freudenthal pointed out the unincorporated area in between River Terrace and the main part of 

the City of Tigard. He is concerned that this area will be affected by the planning process but has been 
under-considered. At some point in the process, he would like to discuss how that unincorporated area is 
factored into the planning process.  

• Joanne Criscione said that she had worked on the master planning for the rural area on corner of Beef 
Bend Road and Roy Rogers Road (called the “rural element”). How will the current planning process affect 
what they have already done?  
o Darren replied that this work will be a vital consideration of the infrastructure planning, so that 

planning for the two areas is complementary, but since it was not brought into Urban Growth 
Boundary (UGB), the City’s planning process cannot apply regulations and zoning to that area. That 
master planning does not affect the density requirements for the RCTP.  

• Dan asked whether there will be shared information between the RTCP and South Cooper Mountain 
planning processes?  
o Darren replied that the Tigard and Beaverton city councils have had a joint meeting about that issue. 

Each council passed a resolution for staff on the two planning processes to coordinate and share 
information. The RTCP TAC will include a City of Beaverton staff member and the South Cooper 
Mountain TAC will have a City of Tigard staff member.  

• Dan said that he would like SWG meetings to include information at this meeting from the South Cooper 
Mountain process.  
o Darren said that this would be possible.   
o Matt Wellner said that he serves on South Cooper Mountain CAC and could be a resource for 

information.  
• Lisa Hamilton said it is important for the RTCP planning process not to function in a vacuum. The process 

needs to consider unincorporated areas, South Cooper Mountain, Metro’s Westside Trail and other efforts. 
The SWG members need to be aware of the bigger picture and want information. 
o Darren replied that the project team is working with Metro on how to connect to the Westside trail.  

 

Natural Resources Work Task Review    
Darren said that the City’s natural resource program is based on the sensitive lands chapter in the Community 
Development Code (CDC) which provides guidance for incentives, flexibility, and protections and is shown in three 
separate maps: Significant Habitat, Tree Groves, and Wetlands and Stream Corridors. The process for developing 
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these maps followed local and regional guidelines and meet state or regional requirements. The intention is to 
include these maps in the RTCP so it’s important that the SWG understand them and accept them.  
 

Significant Habitat Map 
Darren said that the Significant Habitat Map was originally part of the Tualatin Basin Partnership (Title 13). The 
City adopted the guidelines included in the Significant Habitat map in 2006. When adoption took place, Measure 37 
passed so the City made these voluntary, low-impact development guidelines.  

 
Group discussion 

• Matt Wellner requested that the significant habitat upland areas be revisited since these guidelines were 
adopted before these areas were annexed into the city and therefore may not be applicable. His concern is 
that at some point in the future the significant habitat areas could no longer be voluntary.   

• Dan Grimberg said that the highlighted significant habitat areas should be identified as “areas of concern 
that require further study;” since delineation will be required at the time of development. The North 
Bethany planning process notes this in their plan. He is concerned about how this will be interpreted. 

• John Weathers said that the maps need to be based on actual site visits, not just on aerial images.  
• Lisa Hamilton asked whether regulations apply to the dark green significant habitat areas. 

o Darren replied that the Significant Habitat Map only has voluntary guidelines associated with it.   
 

Significant Tree Groves Map  
Darren said that the Significant Tree Grove Preservation Program is a new program that was done as part of the 
City’s Urban Forestry Code Revision project. Mature native tree groves of two acres and larger were inventoried as 
part of this process; the inventory in River Terrace was completed in Fall 2012. Voluntary development guidelines 
are associated with this map in which saving portions of tree groves provides incentives to property 
owners/developers. The previous City tree code was very punitive. The new tree code rewards developers for 
having trees on their property. It’s important to be aware that the tree code has changed. 
 
The City has brochures covering the elements of the tree code; there were no copies at this meeting but Darren will 
email these out prior to the next meeting and copies will be brought to the next meeting.  
 

Group discussion 
• Lisa Hamilton said that she is concerned that property owners may not be aware of changes to tree code 

and may cut their trees down in anticipation of development.  
o Marissa Daniels replied that the same issue was discussed at the TAC meeting last night. The project 

team hopes that the SWG and TAC groups can spread the news to property owners. The City will 
send a mailing to residents regarding this. In the meantime, the City’s website also provides 
information about the new program.  

• Fred Gast said he is concerned that the Significant Tree Grove Map includes an overlay of the Significant 
Habitat, however the two do not necessarily correlate. If a person looks at the Significant Tree Grove Map 
without understanding the Significant Habitat Map, they could easily get confused or misinterpret.  
o Darren said that this layer can be removed from the Tree Grove map.  

• Dan Grimberg asked how current is the Tree Grove Map?  
o Darren replied the inventory had been done by a consultant in November 2012.  

 

Wetlands and Stream Corridors Map  
Darren said that the Wetlands and Stream Corridors Map complies with the Goal 5 Local Wetland Inventory as well 
as Metro’s Title 3 program (which is implemented through the Clean Water Services Design and Construction 
Standards). The map shows approximate boundaries of wetlands. Detailed delineations of wetlands would be done 
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during the development process. The State Division of Lands has approved this inventory; the City plans to adopt 
this map into the local inventory. The same contractor is completing the ESEE analysis for  the wetlands and  the 
tree groves.  
 

Group discussion 

 Dan Grimberg requested that a note be added to the Wetlands Map that it is a high-level generalization and 
detailed delineations will be required during the development process 

o Darren replied that this could be done. This is also defined in the City’s code.  

 John Weathers asked why the Wetland Map extends outside of the River Terrace area in some places but 
stops at the border in others, particularly the eastern border where he knows there is significant wetland 
habitat?  

o Darren said he would follow-up with Washington County about this.  

 Lisa Hamilton said that there has been a lot of discussion about the Roshak’s Pond; what is the final 
decision on whether it will stay intact during development?  

o Darren said that this is a critical issue and it will be addressed during the storm water planning task. 
The same question came up at the TAC meeting.  

 Dan said that it is a manmade pond put there for irrigation. He feels uncomfortable that the Roshaks are 
not able to speak to this issue.  

o Adrienne said that they can speak to this during the public comment period.  

 Jim Beardsley said that these ponds have done significant damage to some properties. He has discussed this 
with the County and Clean Water Services.   

o Darren said that this issue will be discussed during the storm water planning task and Clean Water 
Services will be involved.  

 

Summary 
Darren said that the intent today is to make sure the group understands the purpose of the maps; they are natural 
resource inventories that dictate various development guidelines. The City’s intent is to include these existing 
guidelines in the RTCP.  
 
Adrienne reiterated that the maps are not a key deliberation piece and are planned to be brought into the plan as-is. 
This is the time to ask any questions to be sure everyone understands the maps before moving forward.   
 

Group discussion 

 Steve Jacobson asked whether the changes discussed today will be included in the maps before they are 
included in the RTCP?  

o Darren said the project team will discuss the comments and incorporate them prior to the next 
meeting. At the next meeting, they will look for a consensus that the maps are fine to include in the 
RTCP.  

o Adrienne said it would be possible to include a communication piece in the RTCP that conveys the 
intent of the maps, and this will take care of many of the comments.  

o Steve said these maps are very important because they affect people’s livelihoods.  
o Dan Grimberg said that any mistakes made in these maps can be carried forward into future 

decisions.  
o Darren said that prior to next meeting, he can create a matrix of the three maps and city codes 

associated with them in order to explain what the maps do and do not do.  

 A member of the public added that the ultimate decision on Roshak’s Pond is a big issue.  
o Adrienne said this will be a parking lot issue until the third meeting regarding storm water.  
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Zoning Work Task Review 
Density Assumptions and Requirements 
Darren explained that the River Terrace zoning must meet two separate Title 11 requirements – Areas 63 and 64 
must meet 2002 requirements (10 units per net developable acre); Roy Rogers West (RRW) must meet 2011 
requirements (contain 479 housing units). However, some of the 479 units can be placed in Areas 63 and 64 as long 
as the City shows they have met both requirements overall.  
 
The Tigard City Council adopted the recommended land uses in the WBMCP in December 2012. These are shown 
as colored areas on the map.  
 
The project team has created two scenarios shown in two separate maps – Analysis 1 and Analysis 2. Both of these 
meet Title 11 requirements, though the second is better aligned with the WBMCP vision. Darren said the color 
schemes used in these maps are from the WBMCP.  
 
The WBMCP assumed a density of 11.5–12 units per acre including the Rural Element. Without the Rural Element, 
for just Areas 63 and 64, it was 10.5 unit/acre. It also assumed that low density = 7, medium density = 14, and high 
density = 30.  
 

Recommended Zoning 
Analysis 1 
Darren referred to a handout of Washington County’s land use zoning code and the memo on Tigard’s zoning 
districts (in the meeting packet). He said the County and City zoning designations are different, but he was able to 
match up minimum lot sizes. Analysis 1 has been based strictly on the recommended land use in WBMCP and what 
the City’s code allows. This offered very limited choices to meet the requirements. This option ended up with little 
mix, no R-7, and required an R-40 zone to meet density requirements.  
 
The project team believes that Analysis 1 does not meet the “spirit” of the WBMCP and isn’t realistic. It ended up 
with very little mix of housing types and price ranges, and they are not sure if the R40 zone is realistic.  
 

Analysis 2 
Darren said that Analysis 2 applied the City’s R-7 zone to low density areas, which results in a better mix of zoning 
overall. The highest density area is R-25. The project team would like feedback whether this is more feasible than 
the R-40 in Analysis 1.  
 
Staff felt analysis 2 is more aligned with the intentions of the WBMCP and provides more flexibility in 
accommodating the units for RRW. It considers existing neighborhoods and keeps larger lots adjacent to existing 
neighborhoods with larger lots. 
 
The TAC felt that Analysis 2 was a better representation of the WBMCP vision. They also discussed including 
additional R-25 south of the commercial area to meet the RRW requirements. They also felt that keeping R-7 as the 
most dense zoning in south-east of Area 63 was appropriate due to topography and drainage areas. 
 
Darren noted an error in the meeting packet, which states that switching an additional 12 acres R-7 to R-12 would 
meet unit requirements. This is incorrect.  
 

Group discussion 

 Jerry Hanford asked for the comparison of the Rural Element in Analysis 1 and 2  
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o Darren replied that the Rural Element in WBMCP is mostly medium density (R-7 to R-12), but this 
will depend on when it is brought into UBG what Metro determines the density should be. The City 
hopes that they would align with what is in the WBMCP.  

 Jerry asked what the Rural Element’s density is for Washington County?  
o Paul Schaefer replied that the Rural Element on its own is higher than the area overall; it’s medium 

density – 13 unit/acre. This is higher than Areas 63 and 64. This correlates with the County’s R-
15/R-9.  

 Matt Wellner asked whether the community parks included in the analysis match what was adopted by 
Washington County?  

o Darren replied that it matches the plans. Parks will also be addressed in an upcoming meeting.  

 Lisa Hamilton asked which parks standards are being used for these analysis (is it a hybrid)?  
o Darren said it is a hybrid and this will be addressed in the next meeting.  

 Dan Grimberg said that many of these zone lines do not follow property lines. How firm are these lines? 
Can they be flexible? Some of these areas do not make sense in regards to development. 

o Adrienne said this can be discussed further in the small group discussion.   
 

Small Group Exercise  
Adrienne asked everyone to break into small groups to further discuss these issues. She asked the groups to think 
about whether the proposed zoning seemed like a logical implementation of the concept plan? What works? What 
doesn’t work? Where are opportunities for improvement? 
 
The SWG members separated into three groups. Members of the public formed a fourth group.  
 

Small Group Reports 
Group 1 

 Zoning restrictions and how the zoning flowed from unincorporated area to Areas 63 and 64, and how 
zoning matched up at the edges of the map – concerned that some areas do not flow well – should be made 
more consistent  

 Is it more feasible to have the neighborhood commercial area on the border rather than in the middle 

 Is it more feasible to include the R-40  

 Zoning should follow property lines  

 What zoning could be considered for the area slated for the school if the district decides not to build a 
school  

 

Group 2 

 Analysis 2 made a lot more sense 

 There is a need for flexibility in zoning (fuzzy lines instead of hard, fixed lines) 

 The RTCP process should be aware of what Beaverton is doing on the other side of Scholl’s Ferry Road; 
these two areas need to be compatible; Beaverton should also be aware of the River Terrace plans 

 

Group 3 

 Move commercial area towards Roy Rogers Road  

 Does is work to split the R-25 area by Roy Rogers? Might be better to split the high density and commercial 
area instead 

 R7 zoning implementation is good.  Match it up with the other side 

 Where should additional density be located if it is required?  
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 Reiterated the need for flexibility and following property lines 
 

Group 4 – The Public  

 Address man-made ponds 

 Revisit and further discuss the park designation and location (near the school) 

 The need for zoning flexibility in tree groves – R-12 is perhaps too high density for an area with a lot of 
trees  

 Designate higher density along Roy Rogers road and lower density as you move away from arterials  

 Concerns about traffic coming in through a residential area to get to the commercial area  

 Explore higher density areas adjacent to the commercial area (south side) to make the higher densities more 
concentrated 

 Connections between parks and open space are very good. 
 
Adrienne said that the project team will take all this information and work with the contractor (once they are 
engaged) to revise the zoning analysis options. The team will bring updated maps to the next meeting for discussion 
and a consensus recommendation.  
     

Public Comment 

 Kevin Dressel asked if there will be flexibility in the natural resource maps in the future?  

 Darren replied that the Wetland and Stream Corridor Map is the only regulatory map with boundaries 
approximate and delineation would be required during development. The Tree Grove map only has 
voluntary guidelines associated with it as does the Significant Habitat Map  

 

Meeting Wrap-Up and Next Steps    
SWG Meeting Time and Location 
Adrienne asked whether the same meeting time works for upcoming meetings (third Wednesday of the month). 
Dick Winn and Kathy Stallkamp have conflicts. Matt Wellner asked to avoid conflict with South Cooper Mountain 
meetings. This time generally works for the rest of the group. The group agreed that the school is a good location, 
but the library would be better room. The city will distribute a meeting invite for the next meeting. 
 
The next community meeting scheduled for April 11, 2013. Information is available online.  
 
Information for upcoming meetings will be available online and in project e-mails. SWG members will be added to 
the list serve. Members of the public should sign up for the list serve.  
 
Adrienne will be doing individual interviews with each SWG member prior to the next meeting.  
 
Adrienne thanked everyone for coming and adjourned the meeting.  
 
 



River Terrace Community Plan 

Community Meeting #2 Report 

4/11/2013 

Executive Summary 

Overview 

On April 11, 2013 the Tigard Community Development Department convened Community Meeting #2 for 

the River Terrace Community Plan. Topics covered at the meeting included Natural Resources and Land Use, 

and 31 community members in attendance provided feedback to city staff. Feedback was gathered three ways 

– comments during the open house portion of the meeting, group discussions about land use alternatives, and 

an individual survey form evaluating the land use alternatives.  

The main portion of the evening was focused on discussing potential zoning in the River Terrace area. This 

discussion centered on three questions:  

 How closely each map represents your understanding of the Community Plan land use vision? 

 Which map do you prefer? Why? 

 What could be improved?  

Results 

Participants showed a clear preference for refinement of concept plan land uses as opposed to straight 

transfer of the concept plan to Tigard zoning. Participants also showed a preference for the analysis which 

incorporated Technical Advisory Committee and Stakeholder Working Group comments (Analysis 2 and 3). 

In the group exercise, participants preferred some combination including Analysis 2 and 3 equally. However, 

in the individual survey, participants preferred Analysis 3 two to one.  

Looking deeper into the results it is clear that for participants increased neighborhood traffic and impacts on 

adjacent neighborhoods are two important factors when determining zoning for River Terrace. Analysis 2 

places slightly more density in the southern portion of the planning area as opposed to Analysis 3, while 

Analysis 3 places increased density (R-40 instead of R-25 for a portion of the area) in the northern portion of 

the planning area. For this reason, the same comments were used to describe participant’s preference for 

Analysis 2 or Analysis 3 depending on which portion of the area they live adjacent to.  

Additionally, providing support for the proposed commercial area and natural resources came up as 

important considerations. While there were proponents of both analyses who felt their chosen analysis 

provided the right amount of support for the commercial area in the individual survey, there was only one 

group out of five during the group discussions who felt that R-40 was needed to support the commercial 

area. One additional group expressed a preference for R-40, because lower density in the southern portion of 

the area was preferred. This lower density is what allowed more consideration for the tree groves and 

topography in the southern portion of the plan area.  

 



Feedback on the two analyses is summarized below.  

Analysis 2 Analysis 3 

 Maintains similar zoning with existing 
neighborhoods 

 Less traffic impact to existing neighborhood 

 Supports the commercial center  

 Lowers the density on 150th Ave 

 Expands R-12 density near the school 

 Less dense on sloping ground  

 Protects tree groves better than others 

 Provides additional support to commercial center 

 

Overview 

Part 1: Open House 

Community members were greeted by city staff. Two separate sets of maps were available on display – 

natural resource maps (Significant Tree Groves, Significant Habitat Areas, and Wetlands and Stream 

Corridors) and Land Use (Analysis 1, Analysis 2, and Analysis 3). Attendees had an opportunity to direct 

specific questions to staff about each map.  

Part 2: Project Manager Presentation 

Tigard Project Manager Darren Wyss spoke to the two topics of discussion: Natural Resources and Land Use.  

Natural Resources 

The City of Tigard is responsible for implementing its natural resources program in the River Terrace Area. 

The city's natural resources program consists of its sensitive lands chapter in the Community Development 

Code and three maps that provide guidance for some incentives, flexibility, and protections from the code.  

Darren explained that the city's intent is to update all three maps to reflect inventoried resources in the River 

Terrace Community Plan area. Inventories followed established guidelines and meet state or regional 

requirements. Darren shared a handout (Attachment 1) which explained the regulations, requirements and 

incentives for each map.  

Land Use  

In December 2012, the Tigard City Council adopted the recommended land uses from the West Bull Mt. 

Concept Plan into the Tigard Comprehensive Plan. The next step is to apply Tigard zoning to the area.  

Because the concept plan land use framework was based on Washington County zoning, which differs from 

Tigard zoning, additional analysis and community input is needed to finalize zoning for River Terrace.  Three 

options were presented for review. 

 

 



Analysis 1 Analysis 2 Analysis 3 

• Initial City of Tigard Staff 

Recommendation 

• Key features of this map 

includes:  

 Zoning has been mirrored to 

complement existing housing  

 The areas envisioned as low 

density residential have been 

zoned R-7 in addition to R-

4.5  

 The area adjacent to the 

commercial area is zoned R-

25 instead of R-40.  

• Concept Plan refinement 

incorporates TAC and SWG 

comments  

• Key features of this map 

includes: 

 More R-25 along Scholls 

Ferry Rd.  

 More of area 63 in the 

southeast corner of the map 

has been zoned R-4.5 around 

existing homes and natural 

features  

 One property lowered to R-7 

in consideration of a 

significant tree grove. 

• Further refinement 

incorporates TAC and SWG 

comments  

• Key features of this refinement 

include: 

 R-40 zoning in the high 

density residential area 

adjacent to the commercial 

area to further support 

commercial development.  

 More of Area 63 is zoned R-

4.5 to keep lower densities 

around existing homes and 

resources (slopes and creeks). 

 

Part 3: Group Activity  

Meeting participants were divided into small groups to discuss the three zoning maps. City staff facilitated the 

discussions and were available to answer questions. Groups were asked to answer the following questions and 

report back to the large group.  

 How well does each map represent the vision of the concept plan 

 Which do you recommend? Why?  

 What works or doesn’t work? 

Results 

Group Activity  

Group 1 (Darren) 

Preference – Combination of Analysis 2 and 3 

Wanted to accommodate lower densities in Area 63 without burdening the existing neighborhood adjacent to 

Area 64 with traffic impacts from too much high density. 

Concern for safety issues on SW 150th Ave. so preferred lower densities of Analysis 3 in the area 

Felt it was important to support neighborhood commercial area with higher densities, but preferred R-25 to 

limit cut-through traffic impacts to existing neighborhoods 

Felt the high density was located appropriately to take advantage of parks in the area 

Discussed how tree removal decisions (both mapped groves and smaller stands) would get made during the 

development process 



Discussed an existing cell phone tower on property adjacent to Scholls Ferry Rd. (east of Roy Rogers Rd.) 

and possibility of extending R-25 on all of the property. Agreed with the R-25 surrounding PGE substation 

and should add the property just to the east into the R-25. However, there was concern over the traffic 

impacts in the existing neighborhood with the addition of more density. 

Group 2 (Gary) 

Preference – Analysis 2 

R-40 in Analysis 3 may have adverse transportation impacts to Roshak Rd., including safety concerns, 

congestion, and spill-over from Scholls Ferry and Roy Rogers Rds. 

Neighborhood commercial area may benefit from greater exposure to Roy Rogers Rd, but keep the R-25 

zoning just on west side of Roy Rogers Rd and don’t slide any to east of commercial area 

Good distribution of R-7 and R-4.5 – sensitive to existing development 

Group 3 (Marissa) 

Preference – Analysis 3 

Likes the consideration of topography and natural resources in Area 63 

Would like to see a plan for transit service to the area 

Safety concerns at major intersections 

Agrees with the location of the R-40 zoning  

Would like to see more density along Scholls Ferry if transit service is anticipated 

Group 4 (Cheryl) 

Preference – Analysis 2 

Preferred R-25 over R-40 adjacent to neighborhood commercial area 

Felt extending the R-25 on west side of Roy Rogers Rd up to Scholls Ferry Rd would help support the 

commercial development – would also allow additional R-4.5 in Area 63 (similar to Analysis 3) 

Group 5 (Agnes) 

Preference – Combination of Analysis 1 and 3 

Higher density (R-25) along Scholls Ferry Rd only with good access 

Need R-40 to support the neighborhood commercial area 

Zoning is consistent with terrain – lower densities on steeper slopes, higher densities in flatter areas 

Higher density on property north of school property – R-12 in Analysis 1 



Neighborhood commercial should have a unique design/distinct feeling 

 

Survey Form Responses 

Please rate how closely each map represents your understanding of the Community Plan land use vision.  

Analysis 1 Analysis 2 Analysis 3 

Average Score: 
2.84/5 

Average Score: 
3.29/5 

Average Score: 
3.68/5 

 

Which map do you prefer? 

 

 

Analysis 1 

Why do you prefer this map? How could this concept be improved? 
Please share any additional 
comments or suggestions 

Move high density near school 
R-12 

Keep high density R-25 wrapping around 
towards Scholls Ferry 

Swap comm/gen CG area out 
to main road further away 
from existing neighborhoods 
and buffer it with R25 

The spread of the density 
preferred. Less traffic impact 

 More R-7 in area 63 - less 
R4.5; No R-40 in both areas 
63 and 64! 

 

Analysis 2 

Why do you prefer this map? How could this concept be improved? 
Please share any additional 
comments or suggestions 

Maintains similar zoning with 
existing neighborhoods, avoids 
traffic issues 

Move "CG" commercial areas nearer Roy 
Rogers 

Avoid R-40 

2 

5 

11 

Analysis 1 Analysis 2 Analysis 3



Less traffic impact to existing 
neighborhood off Roshak - R-
25 vs. R-40 - in area 64 

Have R-25 on both sides of Roy Rogers  

It would help the commercial 
center with customers.  

Keep R-25 on both sides of Roy Rogers The linear parkway on roads 
should be reduced to 20 feet 

Bring high density along RR 
Rd as noted on map - Cheryl's 
group 

See map - Cheryl's group I like the general concept 
plan. Look forward to more 
detail as time allows.  

Least of all the evils   

 

Analysis 3 

Why do you prefer this map? How could this concept be improved? 
Please share any additional 
comments or suggestions 

The concentration of density if 
done right helps keep an 
overall open community.  

Provide better exposure for commercial to 
Roy Rogers Rd. 

Having one property half in 
and half out of the R-25 is 
inconvenient.  

Lower density on 150th Ave, 
higher density closer to Scholls 
Ferry 

Make all land on south east side of Scholls 
Ferry R-25 or R-40 

Nice Job! 

Distribution of zoning Access to Scholls @ R-25, light @ Bull 
Mtn, R-12 above school  

 

R3 with expansion to R12 by 
school, less density by RSH by 
150th  

Traffic light on Scholls Ferry Rd  

Expands R-12 density near the 
school 

Increase density north next to CG by 
Expanding R-7 area next to R-25 

 

Has a good zoning flow better 
than existing and new 
development 

Additional adjustments to zoning as noted 
on map - Cheryl's group 

 

Less density on sloping ground 
with more density along Roy 
Rogers 

Perhaps higher density focusing on Scholls 
Ferry, but traffic safety concerns may not 
allow.  

 

Protects tree groves better than 
others 

Bus service on Roy Rogers and Scholls 
Ferry. Traffic lights on Roy Rogers & Beef 
Bend and Roy Rogers & Bull Mtn.  

High density along Scholls 
Ferry with bus service 

 

Open House Comments and Responses 

What is the potential for property just north of Beef Bend Rd. to be included? When? Annexation? 
This area is not within the Metro urban growth boundary and cannot be developed to urban level uses at this 
time. The area is designated as urban reserve and was concept planned as part of the county’s West Bull Mt. 
Concept Plan process. This makes it eligible as an urban growth boundary expansion area if the next Metro 



Urban Growth Report analysis finds the need for more land to accommodate projected population and 
employment. These decisions will be made in 2015/2016. 

 
What are the benefits of existing trees on property? 
The city recently adopted new urban forestry code regulations that require a percentage of canopy coverage 
(at maturity) during the development process. Existing trees are a benefit to properties as they will get 
counted as double credit if preserved on the site. If the trees are part of an inventoried significant tree grove, 
the city has adopted flexible development standards to provide additional options during the development 
process. The city’s website has detailed information on the new urban forestry program (www.tigard-
or.gov/trees). 

 
What is open space designation on the zoning maps? 
The open space designation identifies land that will be protected by the Clean Water Services Design and 
Construction Manual. The Manual outlines the required vegetated corridor buffer for streams and wetlands. 
The open space designation is an approximation and on-site delineations will be completed during the 
development process. 

 
The neighborhood park (southernmost park west of Roy Rogers Rd.) doesn’t correspond with existing tree grove. 
The West Bull Mt. Concept Plan identified recommended park locations to serve all neighborhoods in the 
planning area. There will be some flexibility when the neighborhood parks are designed as part of a 
development proposal, including the ability to shift orientation or incorporate existing natural resources. In 
this case, analyzing the preferred park amenities and the impacts of locating them in a tree grove would be a 
logical exercise. 

 
Move the commercial area to main road and the R-25 towards the pond. 
The location of the neighborhood commercial area was agreed upon during the West Bull Mt. Concept 
Planning process. This agreement resulted from a commercial services assessment, transportation assessment 
and community involvement. A re-evaluation of the location would need to go through a similar process to 
assess the impacts. 

 
Agree with placing R-25 zoning near Scholls Ferry Rd. 
Zoning Analysis 2 and 3 both extend R-25 zoning up to and along Scholls Ferry Rd. 

 
Higher density housing along Scholls Ferry Rd. because of PGE substation and two cell phone towers, including one in middle of 
property bordering Scholls Ferry Rd. 
Extending the R-25 zoning in Analysis 2 and 3 increased the density slightly from the concept plan. 
Additional increases in density or extending it farther to the east will begin a major departure from the 
intention of the concept plan recommended land uses. Encroachment into the transition zone from the 
existing neighborhood and associated traffic impacts would need to be evaluated. 

  

http://www.tigard-or.gov/trees
http://www.tigard-or.gov/trees


Attachment 1:  RIVER TERRACE COMMUNITY MEETING – April 11, 2013 

Natural Resource Map Regulations & Incentives 

Map Regulations Requirements/Incentives 

Significant Tree Groves Voluntary 1. Reduced minimum density-18.790.050D(1) 
2. Residential density transfer-18.790.050D(2) 
3. Adjustments to commercial & industrial development standards-

18.790.050D(3) 

Significant Habitat Area Voluntary 1. Up to 50% adjustment to dimensional standards-18.775.100A 
2. Reduced minimum density-18.775.100C 
3. Low Impact Development (LID) options- various sections 

Wetlands & Stream Corridor Mandatory 1. Comply with CWS “Design & Construction Standards”-18.775.050A 
2. Wetland delineation may be required-18.775.050B 
3. Comply with Statewide Planning Goal 5 Natural Resources and 

Comprehensive Plan process- 18.775.090A & 18.775.130 
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Potential Zoning - Analysis 1
April  2013 - River Terrace Community Meeting

Analysis 1 is based on unit per acre assumptions and housing stock diversity
guidelines in the concept plan. The flexibility to zone low density areas with

Tigard R-7 district aligns with the concept plan. This also allows the high density
areas to be zoned R-25 instead of  R-40, while meeting the requirement

for the opportunity of  10 dwelling units/net developable acre.
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Potential Zoning - Analysis 2
April  2013 - River Terrace Community Meeting

Analysis 2 is based on feedback received from the project TAC and SWG.
Extending the R-25 zoning up to Scholls Ferry Rd allowed more of  Area 63

to be R-4.5 around existing homes and a property with a significant
tree grove to be lowered to R-7. This option also meets the requirement

for the opportunity of  10 dwelling units/net developable acre.

Bull Mt Rd

Beef Bend Rd

15
0th

 Av
e

Ro
y R

og
er

s R
d

Scholls Ferry Rd

´

Tigard Comp Plan Designation

Tigard City Boundary

Taxlot Boundary

Potential Zoning Boundary

Existing Structure > $300k

Neighborhood Commercial

Neighborhood Park

High Density Residential

Slopes > 25%

Low Density Residential

Community Park

Medium Density Residential

Open Space
Public Institution

0 0.2 0.40.1
Miles



R-7 R-4.5

R-7

R-7

R-12

R-12

CG

R-25

R-12 R-4.5

R-40 R-7

R-4.5

Potential Zoning - Analysis 3
April  2013 - River Terrace Community Meeting

Analysis 3 is based on feedback received from the project TAC and SWG.
Providing R-40 zoning in proximity to the commercial area will help in its

success. This allows for more of  Area 63 to be R-4.5 and keep lower
densities around additional existing homes . This option also meets the

requirement for the opportunity of  10 dwelling units/net developable acre.
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City of Tigard 

River Terrace Online Survey Results 
 

 
 
 
The survey form that was available for the April 11, 2013 community meeting was also 
posted online.  The survey was open for two weeks following the meeting.  The results are 
found on the following pages. 
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Q1	Please	rate	how	closely	each
map	represents	your	understanding
of	the	Community	Plan	land	use

vision.
Answered:	27	 Skipped:	0

0 1 2 3 4 5

Analysis	1

Analysis	2

Analysis	3

Analysis	1 34.62%
9

11.54%
3

19.23%
5

15.38%
4

19.23%
5

	
26

	
2.73

Analysis	2 44.44%
12

11.11%
3

7.41%
2

29.63%
8

7.41%
2

	
27

	
2.44

Analysis	3 59.26%
16

11.11%
3

11.11%
3

3.70%
1

14.81%
4

	
27

	
2.04

	 Disappointing (no	label) (no	label) (no	label) Exceptional Total Average
Rating
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50% 10

25% 5

25% 5

Q2	Which	map	do	you	prefer?
Answered:	20	 Skipped:	7

0% 20% 40% 60% 80% 100%

Analysis	1

Analysis	2

Analysis	3

Analysis	1

Analysis	2

Analysis	3

Total	Respondents:	Total	Respondents:	2020

Other	(please	specify)	Other	(please	specify)	((		5	5	))

# Other	(please	specify) Date

1 None 4/16/2013	4:59	PM

2 none	are	all	that	appealing	to	be	honest,	WA	county	never	listened	to	what	we	thought	the	first	time
so	it	should	come	as	no	surprise	that	we	still	don't	like	the	density	and	the	lack	of	thought	on	the
increased	impact	on	traffic	especially	in	area	63	where	the	new	school	site	is.

4/16/2013	2:04	PM

3 lower	density	in	area	63 4/16/2013	1:50	PM

4 Trully	none.	We	do	not	like	the	density	of	our	neighborhood	as	is	and	believe	that	all	of	area	63	should
be	no	more	than	R4.5,	otherwise	the	helathy	balance	and	quality	of	the	neighborhood	is	irreperably
compromised	(no	real	yards	or	private	space,	as	a	lack	of	building	size	restrictions	and	small	lots
decrease	the	quality	of	our	neighborhoods)	making	a	more	reasoanble/private	lot	a	thing	only
wealthier	folks	can	afford.

4/16/2013	1:48	PM

5 All	are	unacceptable. 4/16/2013	12:22	PM

Answer	Choices Responses



River	Terrace	Public	Meeting	#1
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Q3	Why	do	you	prefer	this	map?
Answered:	25	 Skipped:	2

# Responses Date

1 As	a	resident	next	to	area	64,	I	have	concerns	that	the	bulk	of	density	is	in	64.	I	have	concerns	over
increased	traffic	in	my	existing	neighborhood,	children	safety	and	well	-	it's	just	not	fair	-	look	at	the
map	-	all	the	congestion	will	be	in	area	64.

4/27/2013	4:39	PM

2 avoids	higher	density.	spreads	our	density	more	evenly	between	north	and	south 4/27/2013	11:11	AM

3 The	houses	in	Scholl's	Country	Estates	fit	better	with	low	density	houses.	.	.not	town	homes	or
apartments.

4/26/2013	5:31	PM

4 It	is	lower	density	and	compliments	the	community	and	home	owners	that	will	be	impacted	by	this
development	and	the	wetlands	that	will	also	feel	the	adjustments.

4/26/2013	3:38	PM

5 Concerned	about	traffic,	children	safety	and	overall	fairness 4/26/2013	1:56	PM

6 We	live	in	Scholls	Country	Estates	off	of	Roshak,	adjacent	to	Area	64.	We	strongly	believe	that	Tigard
should	zone	the	apartments	planned	in	Area	64	R-25.	R-40,	up	to	4	story	apartments,	simply	stated
would	be	an	eye	sore	and	would	create	a	major	traffic	concern	for	our	neighborhood.	Area	63	literally
has	half	of	the	density	as	Area	64	-	this	is	because	our	neighborhood	and	all	areas	adjacent	to	Area	64
was	unrepresented	in	the	Washington	County	process.	There	is	no	reason	why	some	of	the	density
cannot	be	spread	to	Area	63	by	increasing	a	small	portion	of	their	zoning	from	R-4	to	R-7.	The	new
development	in	Area	63	has	less	of	an	incentive	to	traverse	through	existing	neighborhoods	to	access
major	arterials	-	they	simply	would	go	to	Beef	Bend	Road	and	then	to	Roy	Rogers	or	the	99.
Conversely,	the	development	in	Area	64	has	a	greater	incentive	and	quite	frankly	would	be
encouraged	to	traverse	through	existing	neighborhoods	(our	neighborhood)	to	access	Barrows	and
Scholls	Ferry	Road.	Our	neighborhood	cannot	support	this	traffic	and	it	would	be	dangerous	for
families	living	along	Roshak	and	on	the	streets	intended	as	"cut	throughs."	In	short	-	spread	the
density	and	zone	the	apartments	in	Area	64	R-25	and	do	not	make	it	any	larger	than	Analysis	1.

4/26/2013	1:41	PM

7 We	live	in	Scholls	Country	Estates	off	of	Roshak,	adjacent	to	Area	64.	We	have	been	made	aware	that
there	are	2	possible	analyses	being	considered	with	2	zoning	options	for	the	Apartments	in	Area	64	-
either	R-25	or	R-40.	We	strongly	believe	that	Tigard	should	zone	the	apartments	R-25.	R-40,	up	to	4
story	apartments,	simply	stated	would	be	an	eye	sore	and	would	create	a	major	traffic	concern	for	our
neighborhood.	Area	63	literally	has	half	of	the	density	as	Area	64	-	this	is	because	our	neighborhood
was	not	properly	represented	in	the	first	go	around.	There	is	no	reason	why	some	of	the	density
cannot	be	spread	to	Area	63	by	increasing	a	small	portion	of	their	zoning	from	R-4	to	R-7.	The
development	in	Area	63	has	less	of	an	incentive	to	traverse	through	existing	neighborhoods	to	access
major	arterials	-	they	simply	would	go	to	Beef	Bend	Road	and	then	to	Roy	Rogers	or	the	99.
Conversely,	the	development	in	Area	64	has	a	greater	incentive	and	quite	frankly	would	be
encouraged	to	traverse	through	existing	neighborhoods	(our	neighborhood)	to	access	Barrows	and
Scholls	Ferry	Road.	In	short	-	spread	the	density	and	zone	the	apartments	in	Area	64	R-25.

4/25/2013	1:16	PM

8 put	population	around	the	commercial	property	so	it	is	convenient	for	them	to	walk	to. 4/24/2013	9:58	PM

9 For	commercial	center	to	prosper,	increase	density	is	good.	Progress	Ridge	has	many	condo	all
around	the	lake	and	it	is	packed	with	customers

4/24/2013	9:41	PM

10 Analysis	1	is	closest	to	the	Concept	plan	in	terms	of	density.	Even	Analysis	1	has	2x	the	density	in	Area
64	than	in	Area	63.	The	infrastructure	planned	will	not	support	the	density	which	is	even	worse	in
Analysis	2	and	3	and	it	does	not	align	with	the	goal	of	integration	with	existing	neighborhoods	stated
in	the	plan.

4/24/2013	2:40	PM

11 Better	concentration	in/around	commercial	areas	and	decreased	density	along	SW	150th. 4/24/2013	9:07	AM

12 There	would	be	more	high	density	along	Roy	Rogers,	a	main	arterial	which	is	already	in	place,	versus
adding	traffic	through	our	neighborhood	and	adding	the	eye	sore	of	tall	apt.	complexes.

4/24/2013	8:51	AM

13 It	seems	most	consistent	with	the	existing	development	in	the	area 4/22/2013	9:17	PM

14 Prefer	R-12	to	R-25	in	Northern	portion. 4/19/2013	9:56	AM

15 No	R40	zoning	and	the	Northwest	corner	is	more	consistent	and	less	broken	up	with	different
densities	(R4.5	eliminated	and	R7	used	in	the	combined	area).

4/18/2013	9:53	AM
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16 We	live	in	Scholls	Country	Estates	off	of	Roshak,	adjacent	to	Area	64.	We	have	been	made	aware	that
there	are	2	possible	analyses	being	considered	with	2	zoning	options	for	the	Apartments	in	Area	64	-
either	R-25	or	R-40.	We	strongly	believe	that	Tigard	should	zone	the	apartments	R-25.	R-40,	up	to	4
story	apartments,	simply	stated	would	be	an	eye	sore	and	would	create	a	major	traffic	concern	for	our
neighborhood.	Area	63	literally	has	half	of	the	density	as	Area	64	-	this	is	because	our	neighborhood
was	not	properly	represented	in	the	first	go	around.	There	is	no	reason	why	some	of	the	density
cannot	be	spread	to	Area	63	by	increasing	a	small	portion	of	their	zoning	from	R-4	to	R-7.	The
development	in	Area	63	has	less	of	an	incentive	to	traverse	through	existing	neighborhoods	to	access
major	arterials	-	they	simply	would	go	to	Beef	Bend	Road	and	then	to	Roy	Rogers	or	the	99.
Conversely,	the	development	in	Area	64	has	a	greater	incentive	and	quite	frankly	would	be
encouraged	to	traverse	through	existing	neighborhoods	(our	neighborhood)	to	access	Barrows	and
Scholls	Ferry	Road.	In	short	-	spread	the	density	and	zone	the	apartments	in	Area	64	R-25.

4/17/2013	10:02	AM

17 Concentrates	highest	density	development	near	commerical	&	preserves	lower	density	development
in	accor	with	natural	areas	&	existing	development.

4/16/2013	8:08	PM

18 None 4/16/2013	4:59	PM

19 Better	balance----no	R-40 4/16/2013	4:55	PM

20 Don't	prefer	any	of	them 4/16/2013	2:04	PM

21 None 4/16/2013	1:50	PM

22 None	of	the	maps	really	address	the	issue	of	density	that	is	too	high	in	area	63,	especially	when	you
consider	the	heavy	burden	placed	on	161st	ave.	While	roads	take	years	to	be	developed,	the	school
site	and	all	the	housing	will	put	a	tremendous	pressure	on	those	living	in	Meyers	farm,	decreasing
quality	of	life,	increasing	traffic,	risk	to	children	who	currently	have	no	where	else	to	play	other	than	the
street	(since	density	was	so	high	and	builders	are	not	forced	to	build	smaller	houses,	and	no	green
space	was	required)	accidents	and	injuries	to	children	and	families	will	occur.

4/16/2013	1:48	PM

23 larger	boundary	of	low	density	housing	in	r4 4/16/2013	1:02	PM

24 None	of	the	maps	are	acceptable. 4/16/2013	12:22	PM

25 Outlet	for	the	school	distric	traffic	on	the	NE	side	of	their	plot	means	a	more	balanced	flow	of	traffic. 4/16/2013	12:21	PM

# Responses Date
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Q4	How	could	this	concept	be
improved?

Answered:	17	 Skipped:	10

# Responses Date

1 move	commercial/higher	density	areas	more	south	or	on	west	side	of	Roy	Rogers	Road. 4/27/2013	11:11	AM

2 Please	do	not	attempt	to	change	Luke	Lane	from	a	cul-d-sac	to	a	through	street.	It	will	significantly
diminish	livability	on	Luke	Lane	and	other	streets.

4/26/2013	5:31	PM

3 Still	do	not	agree	that	Area	64	should	be	2x	the	density	of	Area	63???	Seems	incredibly	unfair. 4/26/2013	3:38	PM

4 Same	thing	-	spread	some	of	the	density	to	Area	63.	It	is	unfair	that	Area	64	has	been	burdened	with	2
times	the	density	as	Area	63	just	because	we	were	unrepresented	in	the	initial	process.	Area	63	can
handle	traffic	just	as	easily	as	Area	64.

4/26/2013	1:41	PM

5 Do	not	zone	for	any	apartments	around	Roshak	Road.	All	apartment	complexes	should	be	zoned	for
the	Roy	Rogers	area,	as	that	would	have	far	less	impact	on	the	community	in	terms	of	property	values,
quality	of	life,	safety	of	children,	and	traffic.

4/25/2013	1:16	PM

6 Dog	park	is	need 4/24/2013	9:58	PM

7 If	you	need	more	density	to	meet	Metro	requirements	push	it	south	or	west	--	across	Roy	Rogers	or
extended	further	towards	Beef	Bend.	The	is	the	more	equitable	approach	for	existing	neighborhoods
contiguous	to	Area	64	that	are	zoned	R-4.

4/24/2013	2:40	PM

8 Expand	R-7	and	reduce/eliminate	R-12	along	Bull	Mtn/Roy	Rogers 4/24/2013	9:07	AM

9 By	removing	the	corner	of	4.5	density. 4/24/2013	8:51	AM

10 1)	No	4-story	appartments	-	No	R40	in	Area	64	2)	Spread	some	density	from	Area	64	to	Area	63	for
better	balance.

4/18/2013	9:53	AM

11 Zoning	Analysis	is	comprehensive	&	fair. 4/16/2013	8:08	PM

12 The	neighborhood	commerical	area	should	be	relocated	to	the	West	side	of	Roy	Rogers.	Replace	the
CG	area	on	the	East	side	with	medium	density	housing.

4/16/2013	4:59	PM

13 best	solution---move	on! 4/16/2013	4:55	PM

14 Lower	density 4/16/2013	1:50	PM

15 Make	all	R7	land	in	area	63	no	more	than	R4.5. 4/16/2013	1:48	PM

16 It	appears	that	whereever	there	are	active	farm/vineyard	properties	as	well	as	estate	property,	you
have	dropped	"park"	or	"public	institution"	items.	Hence	what	the	developers	can't	buy,	you	will
condemn	through	eminent	domain.	Right?

4/16/2013	12:22	PM

17 Less 4/16/2013	12:21	PM
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Q5	Please	share	any	additional
comments	or	suggestions.

Answered:	11	 Skipped:	16

# Responses Date

1 Love	the	park	and	open	space	in	area	64!!!	Since	the	neighborhood	next	to	area	64	was	created
without	any	park	or	anything	(not	counting	the	jungle	gym	on	barrows),	this	is	highly	appreciated.

4/27/2013	4:39	PM

2 The	Commerical	area	would	be	more	successful	if	it	had	immediate	road	access	and	visibility.	Not	be
tucked	behind	residential	buildings.	Adding	more	curves	and	dropping	the	speed	limit	on	Roy	Rogers
needs	to	occur.

4/27/2013	11:11	AM

3 We	are	concerned	and	extremely	worried	about	the	additional	traffic	that	will	bring	to	our
neighborhood.	Our	children	safety	is	our	number	one	concern.	We	are	also	concerned	that	2	of	the	3
choices	seem	abhorrently	unthoughtful	of	the	existing	homeowners	and	looks	only	to	development
for	financial	reasons.	(This	is	obvious	in	all	plans	regarding	the	density	of	area	64	versus	area	63.)
There	could	be	an	opportunity	to	add	value	to	our	homes	but	we	can't	find	this	in	plan	2	or	3	for
certain.	Plan	1	is	our	best	option.

4/26/2013	3:38	PM

4 Someone	should	look	into	inviting	the	YMCA	to	locate	in	the	shopping	center	planned	-	that	would	be
a	perfect	anchor	and	would	fill	a	huge	need	we	have	for	this	area.	I	called	them	and	they	are	looking	to
add	a	YMCA	in	Tigard	-	why	not	there?	More	shopping	stores	alone	are	going	to	have	a	hard	time	at
succeeding	-	we	have	seen	this	with	the	shopping	center	at	Barrows/Scholls	Ferry	Road.	It	has	never
been	full	and	has	had	business	after	business	fail.

4/26/2013	1:41	PM

5 Please,	please	do	not	put	apartments	in	our	peaceful	neighborhood!	We	chose	to	purchase	a	house
in	Scholls	Country	Estates	for	the	quality	of	life	it	offered	to	raise	our	family.

4/25/2013	1:16	PM

6 Exceptional	planning	work	all	around;	however	it	ultimately	turns	out	will	be	fine. 4/24/2013	9:07	AM

7 Placing	all	high	density	in	64	creates	a	traffic	nightmare.	With	the	addition	of	Churchill	Forest,	traffic	will
congest	at	Scholls	and	Barrows	which	already	has	diffculty	asndling	the	flow.	It	will	also	incrfease	traffic
on	Barrows	which	is	not	adequate	today.	63	should	have	a	greater	proportion	of	high	density.

4/19/2013	9:56	AM

8 Once	Potential	Zoning	plan	is	finalized,	add	expected	transportation	grid	concepts. 4/16/2013	8:08	PM

9 161st	in	area	63	is	already	a	dangerous	and	people	drive	fast	while	kids	play	in	the	street.	Adding	a
couple	hundred	homes,	a	school	and	athletic	fields	will	have	people	driving	up	and	down	161st	at	all
hours,	especially	since	no	other	roads	will	be	built	in	the	urban	reserve	area	for	many	years.	The
burden	of	increased	density	will	fall	squarely	on	the	poor	folks	who	live	in	Meyers	farm.	Not	equitable	at
all,	while	the	folks	in	the	pleasant	view	neighborhood	,	benefit	from	lower	density	next	to	them	as	well
as	no	through	streets.	Meyers	farm	residents	shouldn't	have	to	be	represented	by	an	attorney,	like
three	folks	on	finis	lane	are,	in	order	to	be	heard.

4/16/2013	2:04	PM

10 Please,	take	an	honest	and	closer	look	at	the	impact	these	zoning	decisions	will	have	on	the	existing
residents	in	Meyers	farm,	especially	along	161st.	Without	proper	planning	and	forethought,	you	will
end	up	decreasing	the	livability	of	this	neighborhood.	At	a	minimum,	expand	the	R4.5	area	and
implement	permanent	and	substantial	traffic	calming	measures	onr	161st,	especially	between	Kessler
and	bull	mountain	(especially	here	because	the	topo	that	has	as	a	result	the	increases	the	speed	of
traffic)

4/16/2013	1:48	PM

11 This	was	a	bad	idea	6	years	ago.	It	is	still	a	bad	idea	today.	The	area	does	NOT	need	more	housing.
especially	high	density	housing	where	there	will	be	NO	transit.

4/16/2013	12:22	PM
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